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Appendix 
Appendix 1, Bank Interviews 
 
Appendix 1, A - Syd Bank 
Marianne Fenger, Erhvervsrådgiver/Business Advisor, Syd Bank Roskilde 
Do you feel that acquiring liquidity within the Danish construction sector is difficult, and if so did 
it get more difficult as a result of the financial crisis which started in 2007? 
It is, very. Five years ago it wasn’t much of a problem. Say you wanted to construct an apartment 
complex back before the crisis, all you had to do to get the financial backing you needed was to 
have sold roughly 30 of the apartments if it was a complex of about a hundred apartments or so.  
If someone came and wanted to construct a similar project now we’d expect them to have sold at 
least 80 of the 100 apartments for us to finance a project like that. Even most of the really small 
projects have to be sold for us to want to finance it. 
If we were to make an exception it would be for companies with a really solid capital base, almost 
to the extent that I guess they wouldn’t need the financial support in the first place.  
If I were to make a rule of thumb in regards to this then I’d say that you have to provide a third of 
the capital yourself, then the bank would be willing to provide a third of it as well and then you’d 
need an investor to provide the remaining third.    
Which role does the ”work guarantee” play in all of this? 
Well these work guarantees, the AB92 and ABT93, are a requirement now, the only situations I 
remember them not being there are situations in which the purchaser of the construction project 
has wavered the work guarantee, this is usually because of previous experience with the 
contractor has made him feel he did not need this guarantee of him finishing the job.  
But basically what this does that further amplifies the issue you’re investigating is that first of all 
this guarantee and the money you put down is all done before the project even starts, meaning 
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that before you get started even building you’ve committed 15% of the costs of the projects as a 
guarantee in case you don’t finish meaning that this money is inaccessible to you, and this is 
especially a problem if you’re a small company.  Imagine if you’re doing several projects within a 
rather small time period, this is suddenly a lot of money you have tied up. Even if you had a bank 
provide you with this guarantee in all of the projects, well then you’ve suddenly got a large 
amount of money you owe the bank which they won’t be getting back for a years, which will of 
course be considered should you be applying for  further backing in other projects. 
 Alternately you could put your payment for the project as the guarantee, meaning that you 
wouldn’t be putting down your actual capital as guarantee but rather future earnings, it is pretty 
much still the same situation except that it doesn’t affect your liquidity the instant you start the 
project but rather it affects your future liquidity instead. And this kind of work guarantee is not 
something everyone would agree to as it takes a lot of the risk away from entrepreneur and 
somewhat places it on the guy who purchased the project instead.  
How did the crisis affect Danish banks? 
In every way, or well I guess if I were to mention the most relevant to you I think it would be that 
we are required to keep a larger capital than we were before, there is more focus upon having 
really solid costumers with a low risk of defaulting.  In general everything has just been tightened 
I’d say. 
Do you provide less capital to the Danish construction industry than you did before the crisis? 
Yes, a lot less but this differs from bank to bank of course.  Here in Syd Bank we got into a lot of 
trouble back in the 90’s so we’ve been fairly careful here, at least compared to other banks.  Only 
10-12% of our portfolio consists of investments in the construction industry.  It was the same 
before the crisis, if you take a look at Roskilde bank though, back then they had around 40% of 
their portfolio invested in the construction industry, and Amager bank had close to 50%. So as I 
said, it really differs from bank to bank, but generally my guess would be that everyone is more 
careful now than they were five years ago.  
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Would you say the crisis changed banks attitude towards the entire Danish construction sector? 
Yes they were basically blacklisted, now they really have to show some solid accountings and 
annual reports, and they have a solid pool of capital themselves.  We do not lend out money with 
the mindset that this guy wants to build ten houses, he will get them sold, no problem. Back five 
years ago this was almost how it worked, but not anymore. 
Which banks provide loans to Danish construction companies? 
That would be banks who deal with commercial customers, which is basically most banks except 
for the really small ones, Sparekasser, they only provide private loans, or for really small 
construction projects like simply building a house. Except for this then I’d say it something like the 
10 biggest banks who are the main providers of such loans.    
What would your strategy be as a construction company? 
Well build a really solid base of capital within the company, play things safely. In times like these 
there no need to be expanding a lot as the competition on the market as rather minimal as 
compared to what it was five years ago. I would probably stay clear of the really big projects too, it 
is usually with these that people start really getting in trouble.  This is because planning the work 
suddenly becomes very difficult when dealing with multiple sub-contractors and as soon as one is 
delayed this delays everyone and this might mean that it doesn’t fit the schedule of the guy who is 
supposed to perform the next task on the construction site, which further delays it.  
So putting is really simply, save your money so you can accumulate some capital, expand carefully, 
save up some more and so on. There really is no reason to be attempting big business expansions 
right now.  
Can you think of alternate means of acquiring the liquidity you need as a small construction 
company? 
Well first of all I suppose you could sell or put down as collateral what you own, property or 
whatever. More realistically I would advise you to find an investor willing to finance your project. 
Actually a lot of people have lots of money right now, contrary to what you would think. But a lot 
of people have sold their companies or gotten rid of previous investments during the crisis, these 
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people are the potential investors you are looking for as a small construction company.  And 
seeing as the interest rate is so low right now an investor would be more than pleased with a yield 
of 5% on his investment.  
What would your predictions be for the future of the construction sector? 
Well, history tends to repeat itself, doesn’t it? But I can’t say, it could be 5, 10 or even 15 years 
before things return “normal”.  
The crisis we had in the 80’s doesn’t really compare to this one in my opinion, things are so 
different now. Back then the crisis was quite isolated, but now with all the economies of the world 
being so connected, the crisis is global.  
How would you characterize the relationship between loans and the interest rate at the 
moment? 
Well the interest rate on loans has never been lower, yet we still aren’t lending people any money. 
That the interest rate is so low is a matter of protecting the Danish krone from excess foreign 
investment, a decision made by the national bank as a way of discouraging large investment from 
foreign countries. Especially with the European Union in mind as everyone is looking for somewhat 
safe investments should the euro crash.  
Additionally the market is so unstable right now that very few people are willing to invest; there 
aren’t any longer periods where things continuously go well, which is somewhat of a requirement 
for most businesses to invest. (You don’t invest in new and better equipment if you are not sure 
you will need the extra production speed and capacity) 
And the people who want to take loans are mostly interested in investing these in such risky 
projects that we are not willing to loan to these people.   
Do you feel you decline more loans for the Danish construction sector than you have previously 
done? 
Yea, a lot more. Not in great extent already existing customers but we definitely turn down the 
vast majority of new customers applying for such loans. 
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What would you deem to be the greatest challenge faced by the Danish construction industry 
right now? 
For things to get moving again I think the government has to intervene. They need to start building 
schools, hospitals etc. or repairing existing ones. There is a long way between the really big 
construction projects now a day. Projects of size you hear finishing are projects that were being 
planned before the crisis became reality. Very little is happening when speaking of big private 
projects.  
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Appendix 1, B - Nykredit 
Casper Lund, Erhvervsrådgiver/Business Advisor, Nykredit Roskilde 
Do you feel that liquidity is an issue within the Danish construction industry, if so has it always 
been like this? 
It has been an issue for many years, especially with the financial crisis, liquidity issues is a source of 
pressure for many companies.  
It really depends on what you’re dealing with though. If you’re building bigger projects this can 
especially be an issue. There really isn’t as much to be gained by these bigger projects as there was 
before. Back in 2005 and 2006 you could have sold an entire apartment complex in something like 
a week if things went really well. Now we demand that most of such projects have sold the vast 
majority of the apartments before we even grant them the loan to start building.   
The attitude towards lending money to the construction industry has definitely changed, we very 
very rarely finance 100% of a project, it would have to be a major player in the industry, and even 
then it’s very rare. 
Do you provide less capital for small construction companies than previously? 
Yes, first of all there is noticeably fewer applicants for loan than there has been, mostly it’s repair 
work we get contacted in regards to financing, very little new buildings.  
Which banks would typically provide construction companies with loans? 
There really aren’t any specific banks to mention; of course it is not the really small ones like 
Sparekasser due to their rather limited capital. But of course if the case if a good one most people 
would be willing to provide the financing. The requirements for a “good” project are just so much 
higher than they have been previously.  
How about your portfolio, do you consider how much of it is invested within the construction 
industry? 
Yes of course we do, Nykredit also basically has a real estate business with all the property we 
have acquired in the past years as a result of people defaulting on their payments. This is not in 
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our interest, we are a bank and as such we would like to avoid this as much as possible, especially 
because it is so hard to get rid of all this property at the moment. We are not an administrator of 
property.  
As a small construction company in our time, what would be your strategy in order to run a 
healthy sustainable business? 
My strategy would be to buy sensible property which could accumulate a sensible interest, and 
accumulate a lot of capital. To me sensible property would be housing for living in or for running a 
business in. Not storage facilities. Storage has the drawback of not having many 2nd uses, I mean if 
your business goes down the drain and you are left with a big storage facility, what are you going 
to use it for? I guess you could make a go-cart track, but not much else. So yes I would consider 
the housing market, and it would have to be a good location as well. Thereby I mean it would have 
to be in the vicinity of one of the major cities, Copenhagen, Aarhus, Odense, and Aalborg. 
Whether Roskilde is big enough can be discussed, but it just might.  
What would you consider as alternate means of acquiring the liquidity you need?  
Investors, they would be the best bet. Having a healthy larger company put down some security of 
capital on your behalf would be good.  
These cases you hear about from before the crisis where you could just walk in a borrow 100 
million kroner if you had a nice face they don’t exist anymore. That’s over.  
Has the interest rate and the fluctuations of this played a role in the loans, and the amount of 
loans you have been providing? 
There are two things to this, the first being that the interest rate is really low right now, whether 
you lock yourself down on a rate of 3-4% or if you make use of f1’s or f5’s, it is a really cheap 
means of financing if you view it in the perspective if 20-30 years. The biggest factor, I think is the 
uncertainty that exists in the market. Meaning the rest of Europe and the United States and even 
the media, because of all of this global uncertainty many people are reluctant to start up projects. 
Cause really, if you were to take a loan and make big purchases, the time is now with the interest 
rate being as low as it is.  
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The thing is however that the requirements set forth by banks in order to obtain loans have been 
tightened so much. You need to be able to provide a much greater part of the financing by 
yourself than you used to. This makes it harder to be able to purchase. 
Of course I can only speak for Nykredit, but we are able to loan out plenty of money, and we do 
so. The requirements to the loan applicants are tougher today than they were five years ago.  
The interest rate plays a big role, but with the low rate we have today now is really the time 
people should be taking loans. As a healthy solid company you could get a loan at around 2% and 
that is cheap.  
What would you say is the biggest challenge facing the Danish construction industry, and 
especially the smaller companies within that? 
The biggest challenge is liquidity, depending on what they want. If they want to build and then sell 
that, then it is definitely liquidity.  That and not building to expensive stuff, this is because the 
price of renting property is decreased significantly since the crisis.  
The demand for being able to finance a big part of the project yourself has become such a big part 
of whether or not applicants for loans are accepted or declined, so again. Liquidity, liquidity, 
liquidity.  It is alpha omega as of now. 
What do you have to say about work guarantee? 
You mean the ab92 and abt93? We actually do not deal much with these anymore. A lot of 
customers have changed to the company Dansk Kaution. Their livelihood is making guarantees 
such as these. The reason for the change in costumers preference and them moving towards 
Dansk Kaution is that their requirements are not nearly as high as ours are. And their prices might 
be slightly lower too.  
Of course we have the odd costumer who has an ab92, but I do not recall ever doing an abt93 
actually.  
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When I talk to customers who used to deal with these guarantees, a lot of them have abandoned 
doing so because they cannot provide the needed security or they do not want to pay what it 
costs.  
The problem is simply that many people are not willing to provide this guarantee, which can result 
in the job going to larger companies who are able to put down this guarantee.  
It has somewhat made the market even worse, and I really do feel that a lot of my costumers no 
long provide such guarantees, and they are not met with as many requirements of such a 
guarantee as they were five years ago.  
Does collateral play a big role when applying for a loan? 
Yes, if people are not willing to put down necessary collateral that gives a sense of them not 
believing in their own project. And if they don’t believe in it, then why should I do? 
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Appendix 1, C - Nationalbank of Denmark 
Susanne Hougaard Thamsborg, Economist, Nationalbank of Denmark 
How come banks in general are so reluctant when it comes to issuing loans for the construction 
industry? 
Well, I can’t say much specifically about that industry, I can however say that this is somewhat 
caused by several restrictions put on the bank, so this applies to other sectors than the 
construction industry. One of these restrictions lies upon the portfolio of the bank. It is a 
requirement that they have a limited exposure to different industries. We do not allow banks to 
have 50% of the portfolio exposed to the construction sector as was the case with Amager bank 
and Roskilde bank before the financial crisis. 
On top of this the requirements for the liquidity of the bank have been sharpened. They are 
required have a higher liquidity than previously to avoid a situation similar to that of 2007, this of 
course limits how much of their capital they can invest, because they are required to have a higher 
degree of liquidity.  
I read something in regards to this happening in America today in the financial times. Banks are 
complaining that they are required to keep a larger amount of their assets in liquidities.  
Furthermore there is also the matter of trust, especially the construction industry is an area of 
care when it comes to banking. Due to, of course that the crisis largely started as a result of poor 
management in the construction industry and the banking sector being too optimistic and 
somewhat being too careless after the deregulations.  
The interest rate has been falling somewhat continuously the past years, why is that? 
This is largely has a result of high levels of investment from abroad, especially the past year it has 
been falling a lot. This is our respond to foreign nations using Denmark and the stability of the 
krone as a safe harbor. The krone is considered a rather stable currency and as such especially 
with all the uncertainty surrounding the euro it has been necessary to adjust the rate of interest. 
Even to the degree that we currently have a negative interest rate on people invest in the krone. It 
all really depends on the value of the krone in regards to the euro as they are locked at a set value. 
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 Appendix 2, Company interviews 
 
Appendix 2, A - Brdr Jørgensen 
Interview, Mikael Jørgensen, Brdr Jørgensen, Co-Owner 
Has the financial crisis back in 2007 played a role in the strategy of your company? 
It has primarily meant that there has been less work to do. Our turnover is more or less the same 
but profits have decreased. Projects are generally less profitable than they used to be.  
What is your experience in dealing with banks when you need financial support in the form of 
capital? 
We’ve never had to deal with banks for the sake of financial support in this company.  
Is liquidity an issue and has it become worse as a result of the crisis? 
We have our own capital and we finance all of our projects ourselves. Like I said, we never deal 
with banks so no, liquidity is not an issue for this company. 
So you have never had to turn down job offers as a result of lacking capital/liquidity? 
No. 
Would you say the crisis brought about anything positive? 
No, not really 
How important is networking to your company? 
It is quite important actually, we often play the role of sub-contractor so knowing a lot of people 
who could be interested in us doing the foundation of their projects are really important. But it is 
tough though, network takes time and these are fairly competitive times, so it can be tough. 
Have you considered alternate means of acquiring liquidity should you ever need more than 
your own capital can finance? 
Nah, we haven’t had to. We’re doing fine. 
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How big projects do you usually do? 
Oh that differs a lot really, big usually no more than projects with a cost of a few millions, I’d say 3 
million or so is probably the biggest we’ve been doing. 
You say you have a solid capital in your company, how did you manage to do so? 
Well we’ve just been careful, whenever we had excess money which we were sure wouldn’t be 
needed for other financing then we expanded a bit, bought new equipment and such. We also had 
a decent amount of capital when starting the company back in 2007 if my memory is correct. But 
basically just by slow expansion.  
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Appendix 2, B - Dansk Fundering 
Interview with Helene Lau, Dansk Fundering, Former Co-owner  
Did the crisis play a role for the company’s strategy? 
Not really, as the stuff that the company focused on was really specialized. It was a niche product 
they delivered. Doing foundation also means that you are done fairly early in the building process 
when you are hired as a subcontractor, and usually get paid because they still have money for the 
project.  
Did the cooperation with the banks change after the crisis? 
No, because they had money on their account, and they were self-financed, even when they 
started on projects.  
Has it gotten harder to acquire liquidity than before the crisis? 
It has gotten harder to get the customers to pay on time, and they are often forced to remind their 
customers that they owe money. 
Did you have to make cuts? 
Yes, the demand on their service decreased so they had less work to do so they had to readjust 
their number of employees to fit the new market.  
Did you have to decline offers due to lack of liquidity. 
Only in case it was a really large project, without possibility to get paid during the project. Dansk 
Fundering did not wish to borrow money from the banks.  
Did anything positive come out of the crisis? 
We got more aware of our expenses. They work more often as a subcontractor. People got more 
focused on getting paid as soon as the project was done.  
Alternative ways to acquire liquidity? 
Make an arrangement where you get paid during the project. 
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How do you usually finance projects? 
We are self-financed. The company has grown slowly since 2005, and the owners of the company 
invested a lot of capital in it from the start. The money invested was paid with back to the 
investors with the profits. 
Are there any alternative ways you suggest using instead? 
No. The business plan is fine. 
Challenges to the company? 
Getting money from the customers is sometimes hard. They try to get their payment as fast as 
possible. 
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Appendix 2, C - Daurehøj 
Interview with Kim Hass, Daurehøj, Chief Economist 
Did the crisis play a role for the strategy for the company? 
Yes it has influenced our strategy, but it is kinda hard to say exactly what we have done. The crisis 
has benefitted the company, as we have been able to grow. We have been good at adapting. 
Did the cooperation with the banks change after the crisis? 
Yes the banks are way more cautious than they were before. You have to present a good case, 
where risk of losses would be at a minimum. 
Has it gotten harder to acquire liquidity than before the crisis? 
Yes it has gotten harder. Both the banks and the investors are more cautious when doing projects 
Did you have to make cuts? 
No, we adapted to the new market without having to make any cuts. 
Did you have to decline offers due to lack of liquidity? 
No. 
Did something positive come out of the crisis? 
Daurehøj has managed to grow despite the crisis, however the growth is not really caused by the 
crisis, but caused by the new market created by the crisis. Daurehøj has adapted to win lots of 
turnkey projects financed by the government, who tries to keep the construction sector going. 
They adapted to the public funded clients. 
Alternative ways of acquiring liquidity? 
Yes. The growth foundation, will borrow additionally 75% of what you are able to loan from the 
banks. 
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How do you usually finance your projects? 
Usually it is the client who finances the project through a payment plan, or though down payment. 
If a project has unexpected expenses, they can be paid by the profits from other projects. 
Challenges for your company? 
Getting liquidity to finance our growth is a problem. It is hard to enlarge our ability to overdraft, 
and the work guarantee is also problematic. If they don’t make the guarantee they can’t build. If 
they go bankrupt the guarantee will provide money to the client. 
Problems with work guarantee? 
It’s one of the challenges, as they are usually forced to provide these. 
How do you find out how much liquidity you need?  
We try to make a liquidity budget, but it is very hard to do so. It is hard to do so because the 
estimated profits are usually different from the end result. 
Which kind of projects do you do, and who hires you primarily? What kind of relationship do 
you have with the clients? How much do you control and how much does the client control? 
We primarily do turnkey projects for the government. The client makes some demand that has to 
be delivered on the choice of subcontractor is up to us. 
What is your role as turnkey project manager, what are the benefits by hiring subcontractors? 
One of the benefits of turnkey projects is that we get to choose among subcontractors, who will 
compete with other subcontractors to get the job. This lowers the prices for us. However it also 
demands that we  have an overview of everything, so the subcontractors delivers what the client 
ordered. 
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Where do you get the need liquidity to finance projects from? Is your own or is it from banks? Is 
it easy for you to loan? 
Our liquidity originates from the original investment the owner made, and the profits from the 
ongoing years, and from banks. Usually the banks cover 50% of the expenses while they pay for 
50% of the expenses. It is sometimes hard to get the needed liquidity. 
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Appendix 3, work guarantee 
 
An example of the most common form of work guarantee, the AB92. 
 
